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Foreuord

Ae e prbltc ren,lce to aoalat local houelng activitles t,hrough
clearer underatandtng of local houslng market condlEions, FllA
lnttlaEed publlcatlon of lte comprehenelve housing market analyses
earty ln 1965. l{hrle each reporr la deelgned speclfically for
FllA use ln adninlctertng ltr mortgage lnsurance operatlons, 1r
le expected that the factual lnformatlon and the flndings and
concluslonc of theee reports wllI be generally useful also to
bullderrr loortgageea, and othere concerned wlEh local housing
problene and to others havlng an lnterest ln local economlc con-
dltlonr and trends.

Slnce aerLet analyele ls not an exact eclence, the judgrnentat
factor 1r lnportanE ln the developent of fjndlnge and conclusions.
There wlIl be dlfferencea of opinlon, of courger in the lnter-
pratatlon of avallable factual tnformatlon in determlning the
abeorpt.lve capacity of the market and the requlrements for maln-
tenance of a reasonable balance 1n demand-suppl.y relationshlps.

The factucl'framework for each analysts is developed as Ehoroughly
as poaslble on the baats of lnfornatlon avallable from both local
and natlonal rourcee. unlees apcciflcally identifled by source
reference, all estlmates and Judgmenta ln the analyele are Ehoee
of the suthorr.ng analyst and Ehe FIIA Harker Analyels and Research
Sectlon.
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AI'{ALYSIS OT THE
TYLER. TEXAS. HOUSING MARKET

AS OF FBBRUARY 1. 1967

Summarv and Concluslons

The Tyler, Texas, Houslng Market Area (HMA), coextensive with t.he
Tyler standard Metropolltan statistical Area, is smith county, Texas.
About 361000 persons were employed in the area in 1966, including
2ro5O agriculturaI workers, 2t]rO5O nonagricultural wage and salary
employees, and almost 5r9oo other nonagricultural workers. The most
raptd perlod of employment groh,th ln the Tyler area srnce 196o
occurred between 1965 and L966, when nonagricultural employment rose
by almost lrloo jobs, prlmarlly as a result of increased employment
ln prlmary metals and machlnery. Between L962 and 1966, nonagrlcul-
tural employmenL grew by about 83o new Jobs annual,ly. Durlng the
February 1967-February 1969 forecast peiioa, nonagricultural employ-
ment should lncrease by about 7OO jobs yearly.

There were about L1225 unemployed persons in the Tyler sMSA ln Lg66,
equal to about 3.3 percent of the clvlllan work force.

The populatlon of the Tyler sMSA as of February L967 equalled about
94rOOO personsr or I galn of 71650 slnce April 1960. During the
two-year forecast perlod, the populatlon is expected to increase by
about lr1OO persons annual1y.

2;

3. There were an estimated 28,9O0 households in the Tyler SMSA as of
February 1967. The number of households wlll increase by lrOO

a year durlng, tlre two-year for:ecast period.

4o The houslng lnventory in the Tyler sr'rsA totalled 31rgoo units on
February 1, 1967. rn the 1960-1967 pert.d over 3ro75 units were
added to the lnventory, a net of the construction of 3,275 new units
and the loss of 2OO units through demolltion. Annual construction
voLume in the clty of T11ler rose to a peak of 640 unlts in 1963 and
g6pn decllned t,o a seven-year low of 2lO unlts authorized in 1966.

There were approximately 5o stngle-family units and a 39-unit mul-tifamlIy project under construction in the Tyler SMSA on February l,
1967.
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There were 1r3OO avallable vacant units ln the Tyler area
ln February L967. 0f the avallable vacancies, 45O were
for sale only (a homeowner vacancy raEe of 2.2 percent)
and 850 were avallable for rent (a renter vacancy rate of
8.9 percent). Both of these ratlos are above rates con-
.,sldered deslrable ln view of the economlc and demographic
growth patterns of the area.

Annua1 demand for new houslng ln the Tyler SMSA between
February 1967 and February 1969 wl11 total 35O singl,e-fumily
houses for sale. Demand for new sales housing by price
range ls expecEed to approxlmate the pattern lndicated on
page It). It ls judged thaL there is a more than sufficlent
number of adequate renEal unlEs to satisfy Ehe quanEiEative
requlrements of new renter households during Ehe next two
years, excluding low-rent publ"ic housing or renE-supplement
accommodati ons .



ANALYSIS OF ]}IE
TYLER TEXAS HOUSING MARKET

AS OF FEBRUARY 1 L967

Housing Market Area

Ihe Tyler, Texas, Housing Market Area (HMA) is defined as being coterminous
wlth the Tyler Standard Metropolltan SLatlstical Area, which consists of
Smlth County, Texas (see map on followlng page). The SMSA had a population
of 86135O persons ln Lg6O.L/ Tyler is located in East Texas midway between
Dallas and ShreveporE, Loulsiana and is approxlmately lOO miles from each
cl ty.

The most funportant hlghway in Smith County is east-west Interstate 20,
whlch links llLer wlth DalLas and Shreveport. U.S. 69 ls the main north-
south highway and passes through doruntoqrn Tyler. In addition, a ZZ-mile
loop road enclrcllng the clty was completed recently. Freight service
in Bler ls avallable from two railroads and seven motor freight carriers;
Trans-Texas Alrways offer:s dlrecE air service to major southwestern cities,
lnc.Luding dally commuEer fllghts to Dallas.

Inasmuch ae the rural farm populatlon of the Ty-ler SMSA constituted
less than flve percent of Ehe total population in 196O, all demo-
graphtc and houslng data ln thls analysls refer to the total of
farm and nonfarm data.

L/
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Economv of the Area

Character and Hlstory

AE the time of lts incorporatlon as a clty in Lg46, Tyler was a small
farmlng communlty. Slgniflcant economic growEh of the T5ller area dates
from Ehe dlscovery in EasE Texas of the worldrs largest oil field in
1930, which provlded natural resources for rapid industrial development.
Slnce that time, Tyler has become the largest city and the primary retail
trade center ln East Texas.

A few large manufacEurlng plant.s and a medical-center complex with two
general hospitals, four ctlnic units, and a new state Tuberculosis
Hospltal have added stablllty to the economy of the area in the last
two decades.

Emgloymen!

Current Esllmate.
was an average of
during 1966, incl
nonagrlcultural i
total consi.sted o
workers.

According to the Texas Employment Commlssion, there
approximaEely 36,OOO employed persons in the Tyler SMSA

udlng 2,O5O agriculturaI workers and 33,95O workers in
ndustrles. Ihe 1966 average nonagricultural employment
f 28,O5O wage and salary workers and almost 5,9OO other

Past Trend. Work force daEa for the $ter SMSA are available from 1962
through lg66 and arr: presented in deEaiI in table r. The table below
srror^/s a summary of nonagricultural employment trends since Lg6Z.

Trend of Nonaprlcul tura I Lovment
ler Texas SM L962-t966

(annual averages)

e and sa lary

Year

t962
1963
L964
19 65
L9',i6

6,679
7,563
7, 8OB
8, 291
9,217

Manu-

le"trflng
Nonmanu-
facturi ns

18,L76
L8,2O2
18, 363
t8,7t5
18,84.1

All
oLher

5,773
5, 793
5,8OO
5,848
5, ggo

Tota I

30,629
3 1, 548
31,970
32,853
33,948

AnnuaL change
from preceding daEe

9t9
422
883

1, o95

Note: Subtotals do not add Eo totals due
averages.

Source: Texas State EmpIoyment Service.

to calcu[atlon of individual



4

Total nonagrlcultural employment increased from 30,650 ln 1952 tcr
33'950 ln 1965, or an average galn of 83o new jobs annually. The
most rapid period of employment growth occurred between 1965 and
L966, when nonagrlcultural emplt:ryment rose b), almost l,1OO jobs,
prlmarlly as a result of increased employment in prlmary metals and
machl ne ry .

Emolovment bv Industrv . Manufacturlng employmenE has increased by an
average of over 530 jobs annually since 1962, or 76 percent of the
increase ln total nonagricultural ernploymenE, and accounts for about
27 percent of total nonagrlcultural employment. Employment, in durable
goorls lndust,rles t,oE.aI s over 6 ,325, representing an average i;rcrease
of 45O new Jobs annually sinc<: 1962. Both major lndusiries in the
durable goods segment, primary rneLals and machinery, have been ex-
parrding emplr:yrnent steadily slnce L962,

Employment tn nondurable goods rnanufacturing indusLries has increased
rapldly on two occaslons slnee L96?-. In the 1962-1963 period, the
establishment- of a Kelly-springfleld Tlre Company plant in the Tyler
aree added altnost 3O0 new jobs. Between 1965 and 1966, an increase
of almost 325 jobs was recorCe.i. largely as a result of gains in ern-
ployment in the apparel and food products industries (included in the
other nondurablu goud" caEegory in tabte I).

Almost 18,85O r'rorkers are employed in nonmanuiacturing indusEries i-n
the Iyler area. Total nonrnanufacEuring emptoyment has lacreased by
an averaBe of fewer than 17O jobs yearly since L962. The net incr:ease
1s t,he resrrlt- of rapid gains in sornr: lndttsLries and falling employment
ln others. The closing of E.htr adminisEraEive offlces of two oil com-
panies 1n the Tylt:r area caused nlning employmenE Eo drop from Lr225
tn 1962 to 1 ,O5O j n 1966. EmpIoyrneilt. i n Ehe consEruction industry de-
creascd by alinosE 28O jobs between 1965 and 1966, principally because
tighE lnonr?y halnpr:red residential cortsLrucLiort acEiviEy.

In 1966, the Ehree largest soilrces of employment ln the Tyl3r econon-y'
were trade (5r55O workers), sr:rvices (4,4O() worirers), and government
(31675 workers). These Ehretr lndustries accounLed for all of the 1962-
1966 nonmanufact,uring employment growEh, and have had a cornbined employ-
ment increase of an average of over:260 jobs annually since 1962.

Emplcyrner"rt _Eg1qlgl.pqEt_o-q-tsalq. The 33, 95O workers employed in non-
agricultural jobs in 1966 consti.Etrted abouL 36 percent of the populaEion
of the Tyler SMSA. This rarJo of ci.vl[lan nonagricultural employment
Eo toLal populaElon ls termed the empltrym,int participation rate. The
long-run trend r>f t.he participaElon ratio in the area has been generally
upward--frorn less than 32 percent in 195O, lo 34 percent in 196O, to
the 1966 level of 36 percent. Increases in manufacturing and nonmanu-
facturlng jobs shorrld conti-nue to reduce trnemployment and prornpt more
Tyler resldenE.s to enter ttre labor force, probably resulting in a par-
ticlparlon rate of slightly less Ehan 37 percent by 1969.
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Prlnclpal Emp loyment Sources

Accordlng to the '$[er chamber of commerce, there are presentiy four
manufacturlng employers ln the Ilter area wlth over 5OO employees each.I)ler Plpe and Foundry Company (about 2r4oo workers) and WesEern Foundry
Company (7OO employees) are producers of casE lron soit pipe and plumblngsupplles. Recent expanslon of saLes Lerrltories have prompted bottr flrmsto lncrease employment durlng L966.

The prlncipal employer ln the machinery lndustry is the Tyler factllty of
the General Electric Company. The plant procluces home heating and 

"ottt.,gunits and employs about 1,15O persons.

ltte newest maJor employer in the Tyler area 1s the Kelly-Springfield Tlre
Company, whlch located in thc area in 1963. The company hired about 3OO
employees ln the first year of its operatlon and presently employs welI
over 5OO persons.

Unemp Ioyment

As seen ln Eable I, there were about 1,225 unemployed persons in the Tller
SMSA tn L966, equal to about 3.3 percent of the civilian work force. tire
L966 level rePresented a reduction of over 325 persons from Ehe 1965 un-
employment total of 1r55O, ot 4.3 percent of the work force. In the
L962-1964 perlod, unemployment ranged from 4.8 to 5.o percent.

Fst**atea f"cure g*p

Durable goods manufacEuring and trade, service, and government are
expected to provide most of the emptoymenE grorvth in Tyler area in
the next tvro years. Although employment ln primary metals and
machinery wlll cont,lnue Eo gro$r, a scarclty of available sktlled
workers m4ykeep lncreases betow those of the 1965-1g66 period. The
lncreasing uElllzaLion of Tyler as a trade center for East Texas
and the growJ.ng demand for more services from area resident.s should
sustaln recent. employment growth rates in trade, service, and government.
EmpIoyees ln these cetegorles, typlcally seml-ski11ed and unskilled, will
come prtrnarlly from t.he unemployed and new entranEs into the labor
force, thereby lncreasing the partlcipatlon rate. Mining ani contract
constructlon lndustries have reduced employment recently and wilI
probably remain near current employment leve1s during t.he forecast
perlod

Based on these factors, nonagrlculEuraL employment should grow by
about 7oo new jobs annually over the February 1967-rebruary 1969
forecast period. The projected lncrease is below the 1962-1966
average of 83o new jobs annually because of an anticipated slowdown
in the groert,h of durable goods emproyment. In addititn, employment
lnhondurable goods lndusEries probably wlll not gro\4, aE. L962_1966 levels
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because most of the growth factors were not of a recurring nature--
princlpally the locatlon of Kelly-Springfield Tire Company in the
Tyler area in 1962 and t.he recent awardlng of government contracts
to loca1 apparel producers.

I ncome

The February 1957 medlan annual income, after the deduction of federal
income tax, of al l famllles in the Ty1er Sl'lSA was approximately $5r95O,
and the median after-tax income of renter households of Ewo or more per-
sons r^ras abouL 95rO75. Approximately 22 perce-nt of al1 families and 28
percent of all renter households had after-tax lncomes of less than
$3'OOO annually. About 2O percent of all families and l3 percent of
renEer households recelved annual after-tax incomes in excess of $lOrOOO.

By 1969, the medlan annual after-tax income of all families is expected
to increase to about $6r375, and that of tenant households to about
$5r425. Table II provides detailed distributions of all families and
of renter households by current annual after-tax incomes, and a fore-
cast of the distribution in 1969.

t
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DemoBranh c Factors

Popul at io.n

sMSA Total. rhe populatlon of the Tyler sMsA as of Fcbruary 1967 was
about 94rooo personsr or a galn of 71650 slnce April 1960. During the
1950 decade, population of the SMsA grew from 74,7oo to g6r35o, an average
gain of 1,165 persons annually. The average population increase since
1960 has been about 1,125 persons annually, only slightly below the 1950-
1960 ycrarly rate. In the last two years, hc,never, lt is probable that
tlre total population of the SM'SA increased by over 1,4OO persons yearLy.
Populatton trends since 1950 are summarized in tl're table below and are
shown ln detall for Tyler and the rest of the sMsA in table rrr.

Pcr L n Trends
exAs

1"950 - L9

Date Popu lat ion
Average annual change
frorn precedins date

Aprll 19'iO
Api:I1 1960
February I967
February 1969

Sources: 195O and
1.967 and

I4,7O1
86, 350
94, OOO

96,2OO

1,165
L,7.25
1, 1OO

1960 Censuses of Population.
1969 estimated by Housing MarkeE Analyst.

ry L967, and almost 64 percent of the total population
lation in the city lncreased by over 12125} persons

CT of 1er There were about 60,1OO persons residlng in the ciEy
of Tyler ln Fe
of the SMSA. Popu
(1,225 annually) durtng the 195O decade and by alrnosL 8,875 (1,3OO annually)
between 196O and L967. Annexations of vacant land prior to its residential
developurent and of a few areas already populated have been an impcrtant as-
Pect of Ehe populat.iott growth of the clty. Accorcling to ttre Tyler Zoning
Offlce arrd Ehe Mu.nlcipal Yearbook, there have been 72 annexations since
1950" About 3,2OO people have been anrrexed to the city since 195O, including
1,75O du:rlng the 195O's and 1,45O sirrce 196O; almost all of the remaining
population growt.h since 1950 occurred in areas which were undeveloped aE the
tlme of annexatlon.



Future Populatlon Growth. Based on the expected l"ncrease in employment,
it ls antlclpated that the populatlon of the Tyler SMSA w111 increase
by about lrlOO persons annuatly to a total of 9612oo by February l, 1969.
Because of expected lower rates of employnent gains, the antlcipated
yearly populatlon lncreases ln the SMSA are sltghtly below those of the
1960-1967 perlod and well beLow those of the past th,o years. If, because
of the tlghtenlng labor marke!, the Job vacancies are not filled at the
proJected rate, population galns may be even lower than those fore-
casted. The dlstributlon of the lncrease ln populatlon by political
boundarles will depend largeLy on whether terrttory is annexed to the
clty of Tyler durlng the next two years.

Natural Increase and Mic,ration. There has been a sli ght but continued
net out-migratlon from the Tyler SMSA slnce 1950. Between April 1950
and Aprl1 1960, the out-mlgration averaged over 9O persons yearly, and
has averaged about 25 persons yearly slnce 1960. Most of the net outward
movement slnce 196O was concentrated ln the years prior to 1963, when
Ehe economlc base of the area was expandlng slowly.

The princtpal component of population change in the Tyler area, net natural
lncrease (excess of resident births over resident deaths), has been decreas-
ing ln recent years. During the 195Ot s, the natural increase averaged
over 1r25O yearly but dropped to an average of 11150 between 196O and 1967.
Moreover, although the 1960-1967 average net natural increase was 1r15O, the
blrth rate has been dropping steadily, and net natural lncrease has averaged
only 1rO5O since 1963. The components of population change ln the SFISA

between lAprtl 195O and February L967 are presented in the following table.

ComponenEs of Population Change
Tvler, Texas. SMSA

1950 - 1967

Average annual chanae
Aprt 1

Apri I
1950-
1960

Apri 1

Februa
1960-

/
Components ]-96

Net natural lncrease
Mtgratton !/

Net change

L,257
-92

1, 16 5'

1,150
-25

L,125

gl Rounded.
bl (-) out-migratlon.

Sources: U.S. Bureau of t,he Census; SEate of Texas Department of Health;
and estimates by Houslng Market Analyst.



holds in the area lncreased frorn 21,4oo Eo 261100, a galn of abouL 47o
a year. The slightly larger increase jn the number of households be-
tween 195O and l96O reflects, in part, the change in census definition
from t'dwelting unitil in the 195O Census to I'housing unitr in the I96O
Census, which tended to infLate the 196O total.

Id f'rends
!-L!e.r. Texas. SUSa

1950 - 1969

Average annual change
Dat,e EgU"qehel{s_ orecedin s daEe

Househo lds

SMSA Total . There hrere an es
SMSA as of February l, L967,
Apri1 1960. Between ApriI 19

9

timated 28,9O0 households in rhe TyIer
an average increase of 4lO a year since
5O and April 1960, the number of house-

472
41C
400

d roppi ng
the higher
the average
is larger,

Aprll 195O
Aprl1 t96O
February 1967
February 1959

2L,4O7
26,L27
28, gOO

29,7OO

Sourees: 195O and 196O Censuses of Housing.
196'l and 1969 estimared by Housing Market Analyst"

C-ltv.of lvlef,. The city of Tyler had about 19.1OO horrsehrrl,ls ar; of
February 1, 1967, an lncrease of 2,950 since Aprll 1, 1960. As in pop-
ulati.on totals' t.he number of househ,clds includes those annexed to
the city. Based on esEimates of population in the annexed areas at
the time of annexatlon, it ls judged that about 14 percent of the
lncrease in households since 196O resulted frorn annexation. The number
of housel'rolds increased from 11,9oo in r95o to 16,15o in 196o,
including a gain of about 5OO households by annexation.

ItggqqhqlgSlze-Tggqglq. The average stze of households in rhe Tyler
area ls esEimated at 3.2o persons, represenEing a continuation of
the 195O-1960 dor^rnward trend when the average household size decreased
frorn 3.4O Eo 3'25 (see Eable III). Among the principal facEors leading
to this decllnlng average household slze are out-migratlon, a declining
blrth rate, and a slight aging of the population.

In the city of Tyler, the average household size has been
slnce L95O and currenEly equals 3.1O persons. Reflecting
proportlon of large famllies ln suburban and rural areas,
size of households in areas of Smith County outside Tyler
equalling about 3.38 persons.
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FuEure Household Growth. Based on the antici pated grohrth 1n populaElon
and on the household slze trends evldenE in the area, there are expected
to be about 29,7OO households ln Ehe Tyler area by February L969. Thls
represent6 an average addiElon of 40O annually during Lhe forecasE period.
As ln the past, mo6t of this growEh ls expecEed to occur in the urban
area.
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st Marke t lrac lcl rs

Housing Supplv

currenL Estlmate. There h,ere an estimated 31r8oo housing units in the
Tyler SMSA in February 1967, reflecting a net addition to the housing
stock of over 3rO75 units since Apri[ 1, 1960. The increase resulted
frcrm the construction of about 3r275 new units and the loss of 2OO
uni ts .

Past Trend. Average growth ln Ehe number of housing units during the
1960-1967 perlod (about 45O unlts annually) is below that of the 195O-
196O perlod (570 unlts annually). Between April 1950 and April 1960,
the housing lnventory of Ehe Tyler SMSA lncreased from 23rO5O to 28r7OO
(see table IV). The decennlal increase was inflated, in part, by the
deflnltlonal change from [dwelling unlttr in the 195O Census to tthousing
unltrr ln the 196O Census.

Prlnclpal Housine Charyctenistics

Type of SEructure. The overwhelming majority of housing units in the
Tyler SMSA were ln slngle-famlly structures, both in February 1967 and
ln April 1960. As seen in the table be1ow, about tr,/o percent of all
houslng units ln the area vJere in structures containing five or more units.

Houslns Inventorv Units in Structure
Tvler. Texas- 1960 and 1967

Anr 1 1960 Februarv L967

Uglts ln s.tructure

1 untt ./
2 to 4 unlts
5 or more unlts

Total

Number
of unlts

26,895
1,4L6

398
28 r7O9

Percent
of total

93.7
4.9
L.t+

100"o

Number
of units

29,650
1,425

725
31 ,8OO

PercenE
of total

93.2
4.5
2.3

100. o
bl

al Includes trallers.
b/ Dtffers sllghtly from the count of all housing unlts because units

in structure were enumerated on a sample basis.

Sources: 196O Census of Housing.
1967 esttmated by Housing Market Analyst.
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Year Bullt. As stren ln the tablr: below, about 4O percenE of the housing
unlts in the Tyler SMSA in February 1967 were constructed after l95O;
and only 5r55O units, or 17 percent of the housing supply, were over
38 years old.

Dlstributi_crn of Housing Supplv bv Year 8u11t
Tvler. Texas. SMSA. Februarv 1967

Number
of units

Percentage
distrlbutionYear built

April l96o-February 1967
1955-March 1960
1950- 1954
1940-1949
1 930- 1939
1929 or earller

Total

3,27 5

5,O25
4 r625
6 1925
6 ,4oo
5 .550

31,8O0

10 .3
15.8
L4.5
2L.8
20. I
t7.5

100. o

a/ The baslc census data reflerct an unknown degree of error in rryear

built,rt occasloned by the accuracy of response to enumeratorsl
questlons as well as errors caused by sampling.

Source: Estlmated by Housing Market Analyst based on the 1960 Census
of Housing and a<ljustccl to reflect units constructed and units
lost from the inventory since April 1960.

CondiLlon of the Inv t The
are classtfted as substandard (un
one or more plumbing facilities) has cleclined since 196O because of the
new r-rnLts constructed and the demolition of some poorer quality units.
In April 1960, over a fourth of all housing units in Ehe Tyler SMSA were
substandard; by February 1967, this proportion had declined to under 22

percent. The 61925 units estlmated to be substandard in February 1967
lncluded about 2,300 ln the city of Tyler and 41625 outside Ehe city
I lmlts.

VaIue Rent , The 196O Census reported a median value of $8,100 for
alL owner-occuple{ housing unj.ts in the Tyler SM'SA; Lhe corresponding
rnedian for units in the city of Tyler was $lOrOOO. Since most new sales
housi.ng builE between 1960 and L967 was priced in the higher ranges, the
median value of owner-occupied housing units in February L967 probabl-12
equallecl $9,OOO in Ehe entlre SMSA and $lt,OOO in the city of Tyler.

propr:rtiorr of units in the SMSA which
its that are dilapidated or are lacki'ng
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The medlan monthly gross rent ( includes utllities) of renter-occupiedunlts ln Aprll l95o was $52i the mecllan has lncreased to an esEimaEed
$5O monthly In February 1967.

ResldeBtlal Bulldlnq Actlvltv

Annupl Volume. It ls estlmaEed that 3r375 housing units were startedin the Tyler SMSA between January 1960 and Febru ary L967. Residentialbullding permits ln the area are lssued only for units constructed inthe city of ryler. About 9r percent of alr- housing starts in the Tyler
SMsA slrrce January I, 196o were butlt with permlts issued by the city.For that reason the trend in the vorume of these permits is berievedto be representatlve of over-all constructton trends in the entireTyLer area. It is esttmated Ehat about 3OO unlts have been starEedslnce January 1, 1960 outside the city ltmits of Tyler.

on the irasis of the rrumber rrf houslng un{ts authorized by buLlding
permlts in the clty of TyLer, it appears that annual construction
volume slnce 1960 rose to a peak ln 1963 and then decLined to a seven-year low ln 1965. The number of unlts authorlzed has averaged just
over 43O unlts annually since 1960. the 1963 high levet reilects the
authorl:atlnn of a large number crf multlfamily units and the l-966 low
,resultr:d prlmarl[y from the ttght rnoney condltlons during most of thatyear. The foltowing r.able summarizes butlding permlt a"iirity in Tyler
slnce 1960.

1960- t967

Tvoe of Stru ture
S lngL e-
f apt,1v

Two- to
f o.ur- f aml l v

F ive- or
IIlOfe- ami 1v

2;
245

26
51

39

Ie.s.

l9 60
1961
L962
19 63
196tr
I 965
I 966
Jan. L967

Total
units

399
400
46r
382
438
347
208

I

1

2
2
6
4
8
6
2

401
402
493
64L
472
404
2lo

47

Sout'ces: u.s. Bureau of the censss, c-40 construction Reports; Tyler
Planning and Zoning Engineer.
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Tvpe of Structure. As seen ln the preceding table, slngle-famlly
constructlon ln the clty of Tyler decreased between 1964 and 1956, from
44O unlts to l-ess than 210 units. Single-family authorizatiorsin the
1960-1964 perlod averaged about 41O units a year. It should be noted
that during the 1963-1966 period about 5O single-family units annually
were started outside permit issuing places.

Between January 1, 196O and February 1, L967r 430 multifamily units
were authorized for construction ln Ty1er, including 4O unlts in two-
to four-farnlly structures and 39O unlts ln structurescontainlng five
or more units. Of the total multlfamtly units, 260 (or 61 percent)
were authorlzed in 1963. In January L967, 39 multtfamily units were
authorized ln Tyler, the flrst unlts ln structures wiEh three or more
unlts authorlzed slnce 1965.

Unlts Under Constructlon. There were approximately 5O single-famtly
unlts and a 39-unlt multlfamily project under construction ln Ehe Tyler
SMSA on February 1, L967, A11 of the multlfamlly units and all but 1O-
15 of the single family units were located ln Tyler.

Demolltlons. Accordi ng to estlmates by the Tyler City Engineer, there
were about 2OO unlts demolished in the Tyler SMSA between January 1,
1960 and February 1, 1967, a large majority of which occurred in the
1964-1967 pertod. During that period, the city adopted new condemna-
tion regul.atj.ons and cleared substandard units in the north part of
Tyler. An average of about 3O uniEs annually probably will be losE from
the housing inventory over the next two years.

Tenure of Occupancv

The proportlon of the occupied housing inventory that is occupied by
owners has been lncreaslng slnce 1950, although at a much slower rate
ln recent years, as seen ln table IV. In February 1967, 7O percent of
the occupled unlEs vr,ere owner-occupied, compared to 59 percent in 1950

and almost 68 percent in 1960. The slowing of the trend toward owner-
occupancy was caused by more lnterest in rental accommodations in recert
years, prlnclpally by the lncreasing number of young families and elderly
persons ln the SMSA.
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Vacancv

196o census. According to the 196o census of Houslng, there r^,ere over2'575 vacant housing units ln the Tyler sMsA in April 1960, of which1r150 were avallable for sale or rent, i"ndicating an over-al1 availablevacancy rate of 4.2 percent. As shown rn table iv, about 34o wereavallable for sale only (a homeowner vacancy rate of r.9 percent) andthe remalnder were avairable for rent ( a rlnter vacancy rate of g.gpercent). However, about 3o of the available vacant sales units andalmosE 190 of the avairable vacant rental units were defrcient inplumblng facilitles. one-half of the deficient avairable vacantrental unlts were located in the city of Tyler.

FoFtal Vacancv Survev. A postal
Tyler Post Offlce on Januaiy 23,
24r85O possible deliverie"r- 

"qu,at that tlme. About 5.2 percent
vacant, lneludlng almost 1r075 r
counted) and 23O aparlments (Zt.
survey reported that 29 residenc
constructlon on the survey date.
ls shown tn table V.

vacancy survey was conducted by lheL967. The survey enumerated over
1 to 78 percent of the housing stockof all possible deliveries were
esidences (4.5 percent of all residences
O percent of all apartments covered). The
es and 39 apartment units were under

A summary of the postal vacancy survey

rt ls lmportant to note that the postal vacancy survey data are notentirely comparable wlthlthe data published by the aurea; or-ttu c".,"u"because of dlfferences ln definrtlon, area d.iineatlons, and methods ofenumeratlon. The census reports units and vacancies by tenure, whereasthe postal vacancy survey reports units..ra r..a.cies by type of structure.The Post Offtce Department defines a rrresldence il as a unit representingone stop for one delivery of mail (one mailbox). These uru prir,"ipallyslngle-famtly homes, but lnclude row houses, and some duplexes andstructures wlth additional units created by conversion. An rrapartmentrl
is a gnit on a stop where more than o,e deiivery of mail is possible.Postal surveys omlt vacancles in limired areas ierved by 6s[-;ifi;. boxes
and tend to omlt units in subdivisions under construcLion. Although thepostal vacancy survey has obvlous llmitations, when used in conjunctionwith other vacancy rndicators, the survey ""rr." " ".i".ui" iJ";arr"in the derlvatlon of estlmates of locar market conditions.

!u{ren! Estlmate' Based on the postal survey conducted in January 1967and other vacancy lnformatlon obtained in thl ryler area, it is estimatedthat there vJere approxlmately 1r3oo vacant units availabie in the TylerSNISA on February l, L967, or an over-aIl vacancy rate of 4.3 percent. Ofthe avallable vacancr.es , 4so were for sale only (a ho*.owr,", ,L.r.cy rate
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of 2.2 percent) and the remaining 85O were available for rent (a renter
vAcancy rate of 8.9 percent). It is important to note, however, that
almost. LOO vacant sales unlts and 2OO vacant rental unlts were con-
sldered substandarcl, Ehat is lacklng some plumblng facility. Ex-
ClUelons of t,hese substandard units reduces vacancy rates to about
1.7 percent, ln sales houslng and 7.O percent in rental units' solne-

what above those consldered des{rable ln vlew of the economic and

demographlc growth pat,terns of the area.

Sqles MarkeE

1 rket Condl 1 s

structlon actlvltY durlng 1

Desplte Ehe fact that single-family con-
966 was conslderably dampened by the tight

money slEuatton, there w4s an arnple supply of new and trsed houses
for eale ln the Tyler area ln February L967.

The most comprehenslve daEa available lndicating the absorption of
new sales houses ln the Tyler area ls the annual January FHA survey
of al'. subdivisions in Ehe SYSA r''ith ftve or more completions Curing
the prevlous year. Because the majority of nevJ sales houses in the
Tyler area are builL ln rrlatively large subdir''ision )peraLions, a

large proporElon of new irouses bullt are in subdlvlsions with the
minimun number of cornpletions to quirlify for lncl.usion in the EHA

surveys. Table VI presents a summary of Ehe surveyS of houses
completed durlng .: 963, t964, 1965, and .!.956. The mcst recenL sure)',
covtring houses builE cltrrlng 1966. lncluded 179 units. Almost 6l per-
cent of the uniEs counced were ['rui. 1t speculatively. Of ti,e lO9 specu-
latlvely-buitt units, 24 (22 percent) were unsold as of lhe ciate o!
the survey.

Judglng from the results of the surveys, l:he market for new'rares
houSlng :f.n the Tvler area was soln()what depressed during 19(11., (2?

percent unsolcl ), improve,'' durlng .964 and 195-5 (14 percent unsoic, ).
and weakened agaln r:uring '1966. As scert in the followjrg table, there
were rwo significant prica trends during the 1961r-1966 period: (1)
a growlng proporEion c,f units bull t J,n the prrce range ttnrler sl5rOOO,
and (2) a decrease in the proport'on oF un:iEs prictrd over i25.OOO.
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Sales Prlce Dlstrlbution of New House ConjElgtions
In Selected Subdivisions

Tvler. Texas. SMSA. 1964 - 1966

L964 196s L966
Sal es
prlce

Under $12,500
$ 12,5OO - t4,999

15,OOO - 17,4gg
17,500 - [g,g9g
2O,OOO - 24,999
25rOOO - 29,ggg
30TOOO and. over

Total

Percent
Unlts of total Unlts

Percent
Units of total

Percent
of total

15
31
63
48
52
47

l:
27L

5.5
11 .4
23.2
t7.7
19 .3
L7 .4
5.5

100.0

20
t4
4L
36
18
29
t9

L77

11 .3
7.9

23.2
20.3
LO.2
L6.4
ro.7

100.o

48
26
t2
34
35
15

9
t79

5.0
100. o

26.8
L4.5
6.7

19.O
19 .6
8.4

Sourcee: Unsold Inventory Surveys conducted by the Dal1as, Texas,
FHA lnsurlng Offlce.

part of the clty.

sub-diytqlof Actly1tv. Ttght money and a softenrng of rhe new homemarket durlng 1965 caused area bullders to reduce speculatlve con-structlon volume and to decrease the number of units built to sellfor above $25,ooo. The area of the most actlve subdivlsions since
196o has been to the sout,h of downtown Tyle,r, along South Broadway
and rroup Hlghway. Almosr all of the homes prrced above $25,ooowere bullt in four subdivlslons' ln Ehi" .r.u. During Lg66, however,only one was partlcularly actlve, wlth 25 homes constructed in thesubdlvlsion. There are also a number of subdlvlslons in this areawlth moderately-prlced homes, usually in the $17,5oo-$25,ooo prlcerange. All of the subdivisions wlth 1ow prlced homes t$fi,OOO_
$rTrooo prlce range) in the Tyler area are located in the north
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Rental Market

General Market Condltlons . In February L967, the market for rental
unlEs ln the Tyler area l^ras relatlvely weak. Newer projects 1n the
area were havlng some vacancy dlfflculties and the older multifamily
developments had become I'sultcase aparEmentsr" with weekly leases,
furnlshed unlts and a large turnover ln occupency. Rent reductlons
have been made recently on some of the many single-famIly rental unlts
ln the area (estlmated at 6,50O in February L967), but single-famiLy
houses appear t,o be the ,etrongest segment of the rental market.

Recent Multif 1lv Additlons. Inspection of p,cst-1950 multifamlly
projects reveals that t,he market ls Lhin in most prlce ranges; in
February L967, only one or tr^ro developments ln each priqe range were
successful and t,he others h,ere havlng vacancy problems. At both
moderate and high-priced rentals Ehe number of prospecEive tenants
was below the number of units avallable. Gross monEhly rents for
unfurnlshed apartments at moderate-rental are generally $11O to $tZO
for one-bedroom units and $13O to $14O for two-bedroom aparEments.
In Februaty 1961, only one project had good occupancy; most projects
reported vacancy levels of from 15 to 3O percent. A few new rental
prolects In the area are priced well above thls moderate range, gen-

-erally- wlth gross mont,hly rents averaglng from g13O to $23O for un-
furnished one- and Ewo-bedroom units. Only one project in this price
range is experlenclng good occupancy and the markeE appears to be thin.
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Demand for Housing

QuanLitative Demand

Based on the expected increase of 4OO households during each of the
next tvJo years, on adjustmenEs ln the number of marhetable vacancies
to creaEe a balanced market in the SMSA, arrd on the anticipated
demolltlon actlvlty ln Tyler, demand for new housing will total 35O
slngle-famlly houses for sale during each of the next two years.

The forecast demand for single-family housing is below the annual con-
structlon level ln any year in the sixties, excePt for Ehe 1966 volume
whtch was reduced by the tlght money situation. Although t-he vacancy
sltuatlon was not extremely serious in Februar.\'/ 1957. a sllghtly re-
duced constructlon level shoutd brlng the market lnto better balance
by February 1959.

There is a more than sufficient number of adequate multifamily units under
construction plus vacant existing rental unit.s to satisfy the quantitatlve
requirements of new renEer households for privaEely-owned housing during
the next trl,o years and permtt a reductlon of the current rental vacancy
ratio Lo a 1evel that more nearly represents the long-term vacancy require-
rnent in Ehe area. That estimate does not include low-rent public housing
or rent- supplement accommodations.

Qualltatlve Demand

The annuat demand for 350 addltional sales housing units is expected
to approxlmate the sales prlce distribution presented in the table below
The pattern 1s based on the distrlbution of families by current annual
after-tax lncomes, on the proportion of income that families typically
pay for sales houslng, and on recent market experience'

Est,lmated nual Demand for New Sales Housins
Tyler, Texas, Houslng Market Area

February 1967 to February 1969

Prlce range Number

Under
$1O,OOO -
.12 

' 
5oo -

17,50O -

$2O,OOO -
25,OOO -
3O,OOO and

$t o,ooo
L2,499
L7,499
L9,999

24,999
29,999
over

35
50
85
80

55
35
10

350Total
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Table I

l.Iork Force Components
Ty-!ef,'fexas, SMSA, 1962-1966

(annuaL averages)

L962 L963

34,527 35,229Total civilian work force

Unemp loyment
Percent of labor foree

Emp loyment

Agri cu I tura I

Nonagricultural

Wage and salary employment

Manufac turing

Durable goods
Primary metals
Machinery
Other durable goods

Nondurable goods
Rubber products
OEher nondurable goods

Nonmanufac turing
Mining
Cons Eruction
Trade
Services
Government
Other nonmanufac Luring

All other nonagricultural

1964

35,675

1,72L
4.8

33,954

1, 983

3 1, 970

26,L7O

7, 8O8

5,248
2,719

886
L,643

2,560
658

l,go2

18, 363
1,178
1,570
5 ,222
4,245
3,4L6
2,731

5,80O

1965

36,47L

L,562
4.3

34, 9 10

2,056

32,853

27,@6

8,291

5,730
2,925

980
1,825

2,561
649

L,9L2

1966

37,2L4

1,65O
4.8

32,877

2,248

30,629

24,855

6,679

4,544
2,356

il8
1,410

2,L35
369

L,7 66

L76
1,224
1,535
5,233
4, O88
3,266
2, 830

1,752
5.O

33,477

L,929

31,548

25,765

7,563

5 , OO/+

2,628
878

L,4gg

2,558
620

1,938

L,219
3.3

35,995

2,O47

33,948

28, O58

9,217

6,332
3,232

2,885
l16

2,L69

L,223
L,8 r-7

18 L8,2O2
1, 159
1, 518
5 ,27O
4, lg5
3 ,287
2,693

18,715
1, 115
1, 6go
5,333
4,279
3,563
2,737

18, 84 I
1, O60
1,4L2
5,552
4,4O7
3,68 t-

2,73O

emp loyment

totals due

5,773 5,783

Note: Subtotals do not add to

Source: Texas SEate Employment Service.

to calculaEion of individual averages.

5,848 5, 890



Tab1e II

Est,lmaEed Percentage Di strlbuLion of all Familles
and RenEer Househo ds by Annual Income
Aft,er Deduction of Federal lncome Eax

Tyler, Texas, SMSA, 1967 and 1969

1967 income 1969 income

Anggql_ faml_Iv lncomg
All

familles
Renter

househo 1d sil/

100

A11
fami

Rente r
ies housetroldsal

$

Under
2,OOO
3,OOO
4,OOO
5,OOO
5,ooo
7, OOO

8,OOO
9,OOO

Lo, ooo
12,5OO

$2,OOO
- 2,999

13
9

10
10

9
8
I
7

6
9

11
100

L7
11
11
11
10
10

8

5

4
6
7

10
13

100

$6,375

16
lo
lo
10
10

9
9
(t

4
1
9

100

$s.42_5

L2
9

9
9

8
8
I
8
6

3
4
5
6

,999
,999
,999
,999

- 7 ,999
- 8,999
- 9,999
-t2,499
and over
Total

Median $5, g5O $5,075

g/ Excludes one-person renter households.

Source: Estimated by Housing Market Analyst.
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Table III

Population and Household Trends
T:!er. Texas. SMSA, 19

Av e annual chanoes

Population

City of Tyler
Rest of SMSA

SMSA Eotal

Households

City cf Tyler
Rest of SMSA

SMSA total

City of Tyler
Rest of SMSA

SMSA total

a/

Househo ld size

April 1,
1 950

38,968
35.733
7 4,7O1

11 ,8gl
9.526

2L,4O7

3.L7
3.69
3.40

April l,
1960

5L,23O
35. 120
86,350

t6,t49
9.978

26,L27

3.13
3.45
3.25

February 1,
L967

50,1oo
33.900
94, OOO

19, lOO
9 .800

28,9OO

3.10
3 .38
3.20

1950- 1950
N"rb.r il;;; 3/

L,226
-6L

1,165

427
4s

472

1950- L967
Number Percent a/

2.42.8
-o.2
1.5

2.5

6

3.1

1,3OO
-L7 5

L,L25

43s
'25
410

-0. 5
1.3

-3.3o.5
2.o 1

Derived through the use of a formula designed to calculate the average annual percentage
change on a compound basis.

Sources: 1950 and 196O Censuses of Housing and Population.
1967 estimated by Housing Market Analyst.



Table IV

Components of the Housing Inventorv
Tvter. Texas. $.{SA

April 195O to Februarv 1967

Tenure and vacancv

Total hcusing supply

Occupied housing units
Owner- occupied

Percent of all occupied

Renter- occupied
Percent of aIl occupied

Vacant housing units
Availabl e

For sale
Homeowner vacancy rate

For rent
Renter vacancy rate

Other vacant d

April
r 950

23.031

2L.407
L2,731

59.57

9,676
40.s7"

April
I 960

28.708

26.t27
17 ,666

67.67"

8r461
32.47"

2. 581
I.151

336
1.97.
815
8.8%

1 ,43O

units rented or

February
L967

31 .800

?@9
20,25O

70.o7"

9,650
30. o%

2.900
I .300

450
2.27.
850
8.97"

1 ,5O0

sold awaiting occuPancy,

L.624
459
150
L.27"
309
3.4%

1,165

il Includes dilapidated units, seasonal units,
and units held off the market.

Sources: I95O and 196O Censuses of Housing
1967 estimated by Housing Market Analyst.

.t t
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Table V

fvler. . -_:ll: {rea Postal Vicancy Surfgl

J rr:arr_ll_!9 57

Taal rcsi,lentes .rrd aparrmenrs Resideoces lllr.,.trarlrrs

Portel rcr
Tdrl po.'ibl"

dtlircrres

2,5)5

lll
L.290

269

I nJer I rdcr
corrl.

29

'l'otal p,:ssrhle . \ acaat onrts

deli.erie' --\X-----T--1..J Iotal ooerit l.
delil en es 1 t rcd \.8 .o..t.

\ ar anrr.)rdr P.i\\L:

116 1 2.6

0.0

\ll
Tyler

Ilalo Offlce

St at looa:
Pore6t tltlls
A

2-1.8*

4054.5
4.6

48
87

9
12

5.2 L2o,0

lo.7 2&

8,i 68 23.73' l-064

t,923 109

4-5 981

5.1 105

l
I5

4.9
o,055

23 25.5 21
43 10.8 4l

948

-c!

4

2t
53

8
60

1.075

583

398

160

2L.0 223-

27.! 159

39

39

429
592 537

9, 3E9
t2 ,417

406 4.3
5t9 4-4

t82
496

5

61
49

The surrev covers dwelling units in residences. apartmeo!s. and house trailers, includins rnilitarr, insr
domitoriesr nor does ir cover boarded-up residences or +dilments rha!.rre tror inrcnded for oc(updn.\.

itutional. 1'ubiic housing unite, and units used only seasor.rllr. -the sunc, rl,,es n,)r co$r. stores. ,rttices. commerriai hotei. and :,.,,-.,

one possible delivery.

Sourre: F-H.{ postal vacancy surv* c,rndurred br .,rllaborating posrnrasrer(s).



Tahl.e VI

Stacus of New House Comolettons ln SelecEr:d Subdlvistons
Tvler. Texas. ${SA. As of Januarv l. 1964-1967

Soeculatlve constructlon
Total

complettons

gl

Sales Prlce Pre- sold Total Sold

Houses completed in 1963

18106
15 39 33
54932
798

t4 29 26
82416

15 23 20
82 183 141

Houses comoleted in 1964

UnsoLd

-

Number --TerEfit

40. o
15 .3
34.6
11.1
10.3
33.3
13. O

22.9

Under
$ 1 2,500

15,OOO
17,50O
20,OOO
25,000
30,OOO

Under
$ I 2,5O0

1 5,OOO
I 7 ,5OO
2OTOOO

25,00O
30,OOO

$12,50O
- L4,999
- 17,499
- L9,999
- 24,999
- 29,999
and over
Total

$ 1 2,50O
- 14,999
- L7 1499
- 19,999
- 24 1999
- 29,999
and over
Total

$ 12,5O0
- 14,999
- 17,499
- L9 1999
- 24,999
- 29,999
and over
Total

$ l2,5OO
- L4,999
- L7,499
- L9 1999
- 24 1999
- 29 1999
and over
TotaI

28
54
54
16
43
32
38

265

15
31
63
48
52
47
15

271

20
L4
4L
35
18
29
19

L77

48
26
L2
34
35
15

9
L79

4
8

10
t4
25
24

8
93

11
23
53
34
27
23

7
178

11
22
48
28
24
15

5
153

28,6
14. O

4
6

t7
1

3
8
3

42

;
5
6
3
8
2

25

I
5
6

3
1

16

8
1

I
5
4
2

-t
24

4.;
9.4

L7 .6
11.1
34 .8

Houses comol et-ed in 1965

Under
$12,500

I 5,OOO
17 ,5OO
20TOOO
25,OOO
30,OOO

10
2

L2
11

8
6

l2
61

24
3
7

t2
16

6

2
70

10
L2
29
25
10
23

7
116

24
23

5
22
19
10

6
L09

10
11
24
19
10
20

6

100

16
22

4
L7
15

8

I
85

8.3
17 .2
24.O

13.O
t4.3
13 .8

Houses completed tn 1966 t

3
5
o
7
1

o

33.
4.

Under
$12,5O0

15 ,OOO
17,5OO
20,OOO
25rOOO
3O,OOO

20.
22.
2L.
20.
50.o
22.O

gl Selected subdlvtslons are those wlth ftve or more completlon during the year.

Sources: Unsold Inventory Surveys conducted by the Dallas, Texas' fHA Insuring Office.


